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The Federal Housing Mministration today released its analysis of

the Algusta, Georgia-South Carolina, housing market as of December 1,

L966. The area includes Richmond County, Georgla, and Aiken County,

South Carolina.

Demand for new housing is forecast at about 11550 units a year'
including 11300 single-famil-y units and 250 multifamily units. An

additional 1OO units a year might be marketed at the lower rents
possibl-e wlth public benefits or assistance in financing (excluslve
of publlc low-rent or rent-supplement housing).

trVacancy rates have declined from the excess levels noted in 1960.tr
As of December 1, L966, available vacancies totaled 21100 of whlch 500
were available for sale and 116O0 were available for rent, or vacancy
ratlos of 1.2 percent and 5.5 percent' respectively.

About 88 percent of the stock of 72,050 housing units is in single-
famlly strucEures. About one-fifth of the inventory ls substandard
because of condition or lack of plumbing facilities.

The presence of the Savannah River Atomic Energy Plant and Fort
Gordon are most significant to the local economy. Economic growth was

slow from 1960 to 1964 but has been more rapld in recent years as a
result of expansion at Fort Gordon and job galns in manufacturing.
Nearly 87r700 persons were employed in the area ln the January-$eptember
1966 period. Future growth is estimated at 31500 jobs a year for the
Decemder l955-December 1968 period.

(more )



The median annual income of all families in the Augusta area as
of December 1, 1966 was $5,875, after deductlon of federal income
tax. That of renter households of two or more persons was $5r0OO.

The population of the area has increased by an average of 8,9OO
since April 1960 to a December 1, 1966 totaL of 275r90O. About 7O

percent of the increase results from activity at Fort Gordon. The
population is expected to increase by 7 16OO a year during the two
years beginning December 1966; about half the growth will be in the
military and military-connected component.

There were 671650 households in the area as of December 1, L966.
Growth at the rate of 11650 a year is expected during the two-year
forecast period.

Requests for copies of the complete analysis should be directed
to John F. Thigpen, Director, Federal Housing Administration, 23O
Peachtree Street, N.W., Atlanta, Georgia 30303 or to James R. W.

Anderson, Director, Federal Housing Administration, 1515 Lady Street,
Columbia, South Carolina 292OL.
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Foresord

Ae a publlc eervtce to acetet local houslng acEivities Ehrough
clearer underatandlng of local housing rnarkeE condltions, FHA
lnltiated pubLicatlon of lts comprehenelve housing market analyses
early ln 1965. whlle each report ls deslgned specificaLly for
FllA use ln admlnleterlng lte mortgage lnsurance operatlons, it
ls expected that the factual lnformatlon and Ehe flndings and
concluslone of Ehese reports wtll be generally useful also to
builders, mortgageee, and othere concerned wiEh local housing
probleme and to othera havlng an lnterest ln local economlc con-
dltlont end trends.

slnce aerket analysls ls not an eract eclence, the judgmental
factor to fiuportant ln the development of flndings and conclusions.
There wlll be dlfferencee of oplnlon, of course, in the lnter_
Pretatlon of avallable factual lnformatlon in determlning the
absorptlve capaclty of the rnarket and the requirements for maln-
tenance of a reaaonable balance ln demand-supply relat,lonships.

The factual'fraaework for eech analysis is developed as thoroughly
as poselble on the baale of lnforrnatlon avallable from both local
and natloul rources. unlere apcclflcal.ly lcentifled by source
reference, all estltnates and Judgmente in the analysls are those
of the authorlnt anelyet and the FflA Harket Analysls and Research
Sec t lon .



Table of Contents

Summary and Conclusions

Housing Market Area

Map of the Area

Economy of the Area

Character and History
Emp loymen t
Unemp loymen t
Future Employment
Income

Demographic Factors

Popu lat i on
Househo lds

Housing Market Factors

Housing Supply
Residential Building Activity
Tenure of Occupancy
Vac ancy
Sales Market
RentaI Market
Urban Renewal Activity
Mi li tary Housing
Public Housing

Demand for Housing

Quanti tative Demand

Qualitative Demand

Page

i.

1

2

3
4
7

8

9

l0
L4

t7
I8
2L
22
24
21
21
28
28

29
30



1

ANALYSIS OF THE
AUGUSTA. GA..S.C.. HOUSINC MARKET

AS OF DECEMBER 1. 1965

Summary and Conclusions

The economic base of the Augusta Housing Market Area (HMA) ls wel.1
diverslfied. The nearly 4O percent of all wage and salary employment
in manufacturing includes significant concentrations in brlck and
ti1e, textile and apparel, and chemical lndustries. Since 1964,
wage and salary employment has expanded by seven percent (4r850
jobs) annually, from 67,00O in 1964 to 75r730. The rapid expansion
of recent years is the result of increased military activity at
Fort Gordon, expansion of major manufacturing industries, and the
establlshment of several chemical plants. From 1960 rhrough 1954,
annual wage and salary employment increases averaged only three
percent (1,575 jobs) annualiy, with the lower grcwth rate partially
a result of the levelling off of the economy following completion
of the Savannah River Atomic Energy Plant in the ear:ly 1950rs.

The prospects of continued economic expansion are good. From De-
cember 1966 to December 1968, employment increases averaging 3r5OO
jobs a year are expected, excluding temporary contract constructlon
employment. The projection is based on known manufacturing plant
expansions in 1967, on chemical plant construction over the fore-
cast period, and on a continued high level of military activity at
Fort Gordon.

As of December L966, the median annual income of all families in the
Augusta HMA was $5,875, and the median income of renter households of
two persons or more was $5r0OO, after the deduction of federal lncome
tax. By 1968, rising family income is expected to result in after-
tax median incomes of $6,200 for all families and $5r275 for renter
households.

The population of the Augusta HMA totals 275r9OO persons, an average
increase of 8r9OO a year over the April 1960 population of 216,6ffi.
Nearly 70 percent of the post-1960 increase is the result of in-
creased military activity at Fort Gordon; the military and military-
connected population, at 62'OOO persons accounts for over one-fifth
of the population. By December 1, 1968, the population is expected
to reach 29111OO, an annual increase of 71600 in t.he next two years.
The military and military-connecteci population is projected to
69,OOO persons; the increase of 7r0OO accounts for almost half of
the future population grol^lth.

As of December 1966, there were 67,650 households in the HMA, an an-
nual increase of 1,650 over the 196O total. Household growth over
the two-year forecast period is expected to be comparable with that
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of the 196O-1966 period, although a greater proportion of the in-
crease can be expected in the civilian segment. By December 1968,
the number of households in the HMA is expected to reach 70,950, an
annual increase of 1,650 in the next two years, including 450 mili-
tary and military-connected households annually.

There were 12,050 housing units in the HMA as of December 1, 1966,
a net addition of 8,475 units (13 percent) since 1960. About 88

percent of the inventory was in single-family structures, including
trailers; almost half of the housing stock was added since April
1950. About one-fifth of the inventory was substandard because of
the lack of plumbing facilities or the dilapidated condition of the
structure.

The trend of residential construction activity has been steadily
upward in the HMA since 1960. The completion of the Savannah River
Plant in the early fifties resulted in an excess of housing and a
downturn in the economy that was reflected in lower rates of con-
struction in the late fifties and early sixties. From a low of 660
single-family units authorized in 1960, the number of annual authori-
zations doubled to 1,300 units in 1965. Virtuatly all recent multi-
family building activity in the HMA has been concentrated in Richmond
County,where 375 and 255 units \^/ere authorized in 1964 and 1955, E€-
spec tive ly.

Available vacancy rates have declined from the excess level noted in
1960. There were 2,100 availabte vacant housing units in the HMA as

of December 1, 1966, an available vacancy rate of three percent.
Total available vacancies included 500 units available for sale and
1,600 available rental units, equal to a 1.2 percent homeowner vacancy
rate and a 5.5 percent renter vacancy rate.

The volume of privately-owned net additions to the housing supply
that will meet the requirement of anticipated civillan growth dur-
ing the next two years and result in an acceptable quantltative
demand-supply balance in the housing market. is approximately 1r55O
units annually, including l,3OO single-family units and 25O multi-
fanily uniEs. An addltlonal lOO units a year can be marketed at
the lower rents associated with below-markeE-inEeresE-rate financing
or aid in land acqulsition and cost. Multifamily demand estimates
exclude public low-rent housing and rent-supplement accommodations.
Demand for single-family units by sales price is expected to approxi-
mate the pattern on page 30. Multifarnily demand distributed by rent
levels and unit size is expected to approximate the pattern on page
31.
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ANALYSIS OF THE
AUGUSTA GA. -S.C. HOUSING MARKET

Aq 0F DECEMBER l, L966

Housing Market Area

The Augusta, Georgia-South Carolina Housing Market Area (HMA) is defined
as Richmond County, Georgia and Aiken County, South Carolina. The HMA
as defined is coterminous with the Augusta Standard Metropolitan Statis-
tical Area (SMSA) and the Augusta labor market area. Augusta is situated
at the head of navigation on the Savannah River, which marks the Georgia-
South Carolina boundary (see map). The city is about 16O miles east of
Atlanta, Georgia and 7O miles southwest of Columbia, South Caro1ina, the
respective state capitals.

With over 2161600 persons in 196O, the metropolitan area ranked third in
population of the six Georgia SMSA's. Richmond County, with a land area
of 325 square mi1es, contains the greater urban concentration within the
two-county fMA. In addition to the central city and immediate suburban
environs, Richmond County also includes Fort Gordon, an Army insta[1a-
tion. In contrast, Aiken County with over three times the land area
(1,O97 square miles) is predominantly rural in character. The South
Carolina portion of the FMA conLains only two incorporated areas with
over IOTOOO persons in 1960 and seven small urban places ranging in pop-
ulaEion from 17O to 2,3OO. Aiken, with a 1960 population of nearly
11,25O persons, is located about 16 miles northeast of Augusta and is
the Aiken County seat. North Augusta, the only other large city in
Aiken County with 1O,35O persons in 1960, is directly across the Savan-
nah River from AugusEa. As shovrn on the map on page three, the At.omic
Energy Commission plant, built in South Carolina in Ehe early fifties,
is about 15 miles south of Aiken and about 2O miles southeast of Augusta-
North Augusta. It is this Aiken-North Augusta-AEC triangular area of
Aiken County that expanded most rapidly with the AEC plant construction
in the fifties and has continued t.o grow in response to the economic
expansion of the area.

Transportation facilities include a network of highways, five railroads,
three commercial airlines, and 30 motor carriers. The Savannah River is
primarily a source of $Iater power for chemical and paper industries but
is utilized also for bulk cargo shipmenE. At the present time, U.S.
Route 1 ls the major northeast-south highway through the HMA providing
access to Columbla, South Carolina and Jacksonville, Florida; U.S. 78-
278 provides an east-r^/est facility for access to Atlanta, Georgia and
Charleston, South Carolina. Interstate 20 is currently under construc-
tion through the HMA and ultimately will be the major facility for
Columbia-Atlanta highway travel. U.S. 25 is the north-south artery
through the HMA to Savannah, Georgia and Greenville, South Carolina.

Inasmuch as the rural farm population constj-tuted only 3.6 percent of
the 1960 population of the HMA, all demographic and housing data used
ln thls analysis refer'to the farm and nonfarm total. Because the
military populatlon has accounted for a major portion of the 1960-1966
population growth, the demographic discussion will delineate those
segments separately.
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Economv of the Area

Character and Historv

In i735 AugusEa was established at the head of navigation on the Savannah
River and became [he second charEered city in Georgia. The natural river
location fostered growth of the area as a distribution, trade, and ser-
vice center. The river was also a source of water power for the develop-
ing cotton mi1Is. In the nineteenth century, added rail and canal trans-
portation facilities helped establish an early industrial base of textile,
brick, and tile manufacturing.

The chemical industry assumed major significance in the economic struc-
ture with the establishment of the Atomic Energy Commission (AEC) Savannah
River Plant in Aiken County in the early 1950's. The plant is operated
for the Atomic Energy Commission by E. I. du Pont de Nemours anC Company
and is engaged in nuclear research and production of materials for national
defense and for peaceful uses. Addition of the AEC facility was the major
stimulus to the economy during the 1950-1960 period. Activity reached a
peak in 1952 when about 39,000 construction workers were employed in building
the facility. Permanent employment leveled at -7,35O in the latter half of
the decade (1958), not including 1,820 construction workers. The Savannah
River Plant remains the largest single source of employment today despite
some downward employment adjustments. Currently about 5r800 permanent
employees and 520 construction workers make up the payroll.

ForE Gordon - History and Mission. Camp Gordon, southwest of Augusta,
was established in Richmond County in 1941 as an Army training facility.
The base was deactivated in 1946; in 1948, it was reactivated as a Signal
Corps Training Center and as a Military Police School (transferred from
Pennsylvania). In the early 1950's, basic training facilities were added.
In 1956, the post assumed a more permanent nature and the name was changed
Eo Fort Gordon. Today the installation is the siEe of The U.S. Army MiI-
itary Police School, Civil Affairs School, Southeastern Signal School,
Army Training Center, and The Civil Affairs and Military Police Agencies
of the Army's Combat Developments Command.

Because the base is primarily a training center, it is not unusual for
the military complement to fluctuaEe widely, depending on the coincidence
of the various training periods. Despite the wide range in the number of
military personnel assigned to Fort Gordon, iE is evident that activity
has been substanEially upward since 1956 (see table I). In the 1956-1960
period, assigned sErengEh as of December each year ranged between lOr4OO
and l4,5OO, with 1960 marking the four-year low. From I96t to 1964, mil-
itary strength ranged between 20r3OO and nearly 25rOOO, roughly double
that of the earlier period. By Septernber 1965, assigned strength reached
a Len-year high of 26,1OO. Since 1965, the base has experienced an un-
precedented military buildup that is expected Eo continue at least until
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the start of fiscal year 1968. By september L966, military strength
was 34r70o and in November, the complement was nearly 39rooo. The
November figure represents an increase of 4r275 (12 percent) in the
two months. By July 1, 1967 a slightly smarrer gain of 2r2oo is ex-
pected to bring the assigned strength to nearly 4L,2oo. Because themilitary buildup is attributed to greaEer U.S. commitment in Southeast
Asia, strength changes beyond July 1, L967 cannot be predicted.

Civilian strength at the base also has risen rapidly since 1955. Civil
service employment increased from 2r4oo in 1965 to 3rgoo ln November
1966; by July L967, the total should reach 4r2oo. Table r presents the
trend of military and civilian strength at Fort Gordon since 1956.

Emplovment

Qurrent Estimate. Employr,nent in the Augusta HMA averaged g7r6g0 in the
first nine months of Lg6et, including 75r73o nonagricultural wage and
salary workers, 1,70o agricultural workers, and 10,250 self-employed,
domestics, and unpaid family workers. Almost 40 percent of al1 wage
and salary employment was concentrated in manufacturing industries, of
which nondurable goods (primarily textile products and chemicals) made
up 8o percenE of the total. Three-fourths of all nonmanufacturing
employment was concentrated in government, trade, and service industries.
Tables 1I and III present. civilian work force and emplo)ment trends for
the 196O-1966 period; wage and salary employment trends are summarized
on the following page.

Past Trend. From 196O th
by 1r575 (three percent)
than doubled to average 4
in the early 1960' s resul
of the economy following

rough 1964, wage and salary employment expanded
annually; since 1964 employment gains have more
,85O (seven percent) a year. Lower growth rates
ted from a general leveling off of the growth
cornpleEion of the Savannah River Plant. The

improved economic climate and greater employment gains since L954 are
attributed to increased military activity at Fort Gordon, rapid expan-
sion of major manufacturing industries, and the establishment of sev-
eral chemical plants.

1/ Data available for 1965 and the first nine months of 1956 are
preliminary figures subject to later revision by the Georgia
State Employment Service.
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Trend of Nonasricultural Wase and Salary &nplorrnent
Augusta, Ga.-S.C., HMA

1960- 1956

Nonag. wage and salary employ. Chanse from orecedlne date

Year

1960
r951
1962

r963
1964
Lg659/

lst 9 nos.
L964
L9659/
D65a/

Manu-
facturing

Nonmanu-
fac turing

Manu- Nonmanu-
TotaI facturing facturing Total

22,750
23,25O
24,O2O

24,560
25,28O
27,OOO

,2O0
,660
, 150

,990
,730
,28O

40,45O
41,72O
44,85O

4t,42O
44,t7O
46,58O

65,OlO
67,OOO
7 1 ,850

66,620
70 ,83O
7 5,73O

500
770

540
720

|,72o

1 ,450
2,49o

-1,26.J_
2,55O

I,17O
L r27O
3,130

2,7 50
2,4ro

-760
3,320

I ,710
1,990
4,950

4,21o
4,9OO

37
35
39

60
59
63

,7&
,98O
300

25
26
29

a/ Preliminary data

Source: Georgia Employment Commission

As shovrn above, manufacturing employment increased each year by amounts
ranging from 500 to 77O workers until L965. Increases averaged about
630 annually, with growth rates ranging from two to three percent a
year. The seven percent increase (L,72O jobs) from 1964 to 1965 was
led by gains in the dominant stone, clay, and glass industry. In the
first nine months of 1966, this gain \,ras surpassed by a rise in manu-
facturing employment of nine percent (2r49O jobs) concentrated in the
textile and apparel industries.

Following a three percent drop (l1260) in nonmanufacturing employment
from 1960 to 1961 because of a decline in construction employment, non-
manufacturing industries expanded by an average of 1,660 annually until
1965. The 1964-1965 eight percent increase (3,130) is attributed to a
large increase in construction employment, while most of the 1965-1966
nine-month increase of six percent (2r4LO) reflects increased civil
service employment at Fort Gordon, as well as expansion of other non-
manufacturing industries in response to generally healthy economic
conditions.

Emplovment. bv Industrv

Manufacturi4g. Although durable goods industrles account for only
ffiffifall manufacturing employment in the HMA, Ehese indus-
iri""-t""e expanded by 8O per-ent- since 1960 to account for over half
of the 1950-1965 employment gain. Employment in the stone, clay, and
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glass industry (which makes up nearly 70 percent of al1 durable goodsmanufacturing) more than doubled, from L,72o in 1960 to 3,50o in 1965.rn the first nine months of 1966, employment averaged 3,g90, or L2percent above the 1965 average. Expansion of this industry reflectsfavorable national and local economic conditions, and the concomitanthigh demand for brick and tile products.

Nondurable goods,manufacturing employment expanded by about two percent
annually from 1960 to L965, an average annual increase of only 390 jobs.
About three-fourths of the increase (290 jobs annually) was in ttre textile
and apparel industries, which account for over half of all nondurable goodsemployment. Since L965, employment in nondurable goods industries has
expanded at about three times the 1960-1965 rate. During the first nine
months of 1966, employment in nondurable goods indust.i"i increased by
1,740 over the comparable period in 1965 to a total of 23,Zjo. The textile
and apparel industries accounted for most of the gain. Employment in thetextile and aPparel industries increased by 1,030 workers tO.! p"r"ent) inthe first nine months of 1966 compared with the same period in the previousyear. From 1960 to L965, increases ranged from 300 to 600 a year. Recent
expansion in these industries is also a reflection of the prosperous national
economy.

The rrother nondurable goodsrr category includes the manufacture of paper,
other chemicals, and coal and petroleum products, but consists primarily
of the production of chemicals at the Savannah River Plant. In the five
years from 1960 through 1965, employment inrtother nondurable goods. in-
industries increased by only 200, from 7,500 to 7,700. This nominal change
obscured two diverse trends in the chemical industry. Although employmeni
at the AEC plant has been steadily downward (from 7,350 in ls5a to 5,g00
at present), there has been an in-migration of chemical producing companies,
primarily into Richmond County, that has tended to offset these losses.
Although most of these are typically small in terms of employment, the
large capital investment in plant and equipment has helped create a favor-
able economic climate in the Augusta area. In lg5g, Continental Can Company
constructed a $4S million plant for producing southern pine pulp; this at-
tracted four smaller plants into the area (Southern GIassine, Philadelphia
Quartz, Olin Mathieson, and Cox Newsprint). In 1963, proctoi and Gamble
located a synthetic detergent plant in the area and was followed by Monsanto
and Dupont on adjacent sites. Other chemical plants established since 1960
include Columbia Nitrogen and Columbia Nipro (t962) and American Cryogenics(1964). Most of the increase of 420 jobs in 'rother nondurable goods, manu-
facturing this year reflects expansion of these plants.
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ExcLuding fluctuations in the construction industry,
nonmanufacturing employment expanded by an average of 1,100 a year from
1960 through i965. Increases varied r,yithin a wide range, however, par-
ticularly in the early 1960rs when gains ranged from only 23O from 1960
to 1961 to 2,250 the following year. Typically, construction is one of
the most volatile segments of the economy. Before 1965, peak construc-
tion employment in 1960 (4,77O) and 1963 (4,130) corresponded roughly
with the expansion of the chemical industry in the HMA. In 1965, con-
struction employment reached 61150 workers, well above that of any year
in the post-1960 period. In the first nine months of 1966 employment
in the construction industry averaged 5,800, about the same as in the
comparable period of 1965. The high level of construction activity in
1955 and 1966 is attributed to commercial and industrial expansion
but also reflects a high level of public residential and nonresidential
building activity, including construction at Fort Gordon.

Federal, state, and local government provide about a third of all non-
manufacturing employment in the HMA. Before 1966, the employment trend
in government had been steadily upward from 12,380 in 1960 to 14,350 in
1965, an average annual gain of 390 (3.2 percent). ln the January-
September 1966 period, government employment expanded ten percent to
average 15,660 (1,450 above that of 1965). Most of this increase was
at the federal leve1, primarily because of increased civil service
employment at Fort Gordon. Trade and service industries, employing
19r210 currently, provlde 40 percent of nonmanufacturing employment.
Employment trends in these industries usually follow othi:r economic
fluctuations. In the past five years, growth has been steadily upward,
but at a decreasing rate. After a nominal 1960-1961 decline of 2OO

that reflected a general economic slowdovrn that year, increases ranged
from 1,040 (1961-1962) to 77O (1964-1965); nine-month data for 1965-1966
indicate an employment increase of about 600.

Unemployment

In the first nine months of 1966, unemploymenE in the Augusta HMA averaged
3rO5O persons, 3.4 percent of the civilian work force. Following the 1961
recession-high jobless rate of 6.2 percent (4r790 unernployed), unemploy-
ment declined steadily to a low of 3.4 percent (3rOOO unemployed) in 1965.
The nunber of job seekers remalned steady in the first nine months of 1965
(3rI10) and 1966 (3rO5O) despite the rapid rise in emplolmrent, indicatlng
that a large portion of Ehose seeklng work were the unskilled, uneclucaEed,
+rhard corerr unemployed that find it difficult to obtain work clespite favor-
able employment opportuni ties.
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Srrmmnrv and olment Forecast

The econony of Augusta is undergoing a perlod of expanslon similar to
that of the early 1950's when the Savannah River Plant lras const.ructed
in Alken County. Unllke the earlier expanslon, the current growth ls
attributed to a number of diverse factors. These can be expected to
contribute to healthy long-tertr gror^rth of the area. Since 1964, wage
and salary-eurployment has-increaied by 4r85O (seven percent) a year, at
a rate unprecedent,ed in this decade. Current growth reflects the ntll-
tary and clvillan buildup at Fort Gordon, therestablishrqent of a nuqber
of chemical plants, and manufacturlng emplo)ment-lndilieds in exlsElng
plants (primarily in the maJor brlck and tile, textile, and apparel ln-
dustrles) concomltanE with the natlonal economic expansion. Over the
next two years, a continuatlon of the 1964-1966 trend can be expected.
Nonagrlcultural employment i6 expect.ed Eo lncrease by 3r5@ annually wtth
virtually all of the gain in the wage and salary sector. Thls forecast,
ls based on the assumptlons that the civillan and rnllltary bulldup at
Fort Gordon w111 reach Ehe level projected for July 1, 1967 (see table
1) and remain relatively unchanged thereafter, and that the national
economy will continue t.o expand at the high level of recent years. Thls
forecast also excludes Eemporary increases in contract constructlon em-
ployment over the next. two years.

Manufacturlng growth probably wl11 be sllghtly below the 1954-1955
(Lr72O) and 1965-1965 ( 2.r49O) increases and ls projected at 1-r4OO anr-ru.-
ally for the December l, 1955 to December 1, 1968 perlod. tnctuaea fn'
this forecasE are gains'of 7OO with the planned expanslons of Continen-
tal Can Company (2OO jobs), Owens Fiberglass (2OO Jobs) and the Dymo
Corporatlon (3OO jobs) Ln L967. Not considered ln the proJection of
emplolment is the additlon of the Ktmberly Clark paper produclng plant
in Alken County which is currently under constructlon.. Phase I of
plant operatlons will open'in early 1969;

Nonmanufacturing employment gains of 2rlOO annually in the next two years
compare favorably with the 1964-1965 increase of 3,I3O and the nine-month
1965-1966 gain of 2,41O. The i966-1968 nonmanufacturing job gains prob-
ably will be led by the dominant trade, service, and government indus-
tries. Part of the growth in government employment will reflect a con-
tinued civilian employment increase at Fort Gordon of about 4OO by
July 1 , L967.
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Fami Lv Incomes

Family incomes in the HMA compare favorably with smaller metropolitan areas
of Georgia. Excluding Atlanta which, according to the 1960 Census of Popu-
lation, had a median family income well above all other Georgia SMSAIs in
1959' Augusta ranked third in i959 with a median income of $S,700 a year,
as compared with $5,800 a year in savannah and $6,100 in Macon. The
estimated median annual income of all families in the Augusta HMA was
$5,875 in December 1966, and the median income of renter households of
two or more Persons was $5rOOO, after the deduction of federal income tax.
By i968, rising family incomes are expected to result in an after-tax
median income of $6r200 a year for all families and $5,215 for renter
househo lds .

Within the HMA, family lncomes are generally higher in Aiken County. Re-
flecting the position of Aiken County as, in part, a suburban extension of
Augusta and the center of the high-paying AEC plant, the median after-tax
income in Aiken county was $61500, as compared with $51650 in Richmond
County. Renter household incomes show the same pattern, as evidenced by
the after-tax median of $51525 in Aiken county and $4r8oo in Richmond
County. Table IV presents detailed distributions of all families and of
renter households by annual after-tax income classes for 1966 and 1968.

Median Annual Fami y After-Tax Income
Aupus ta . Ga.-S.C.. Housins rket Area

1965 and 1958

66
A11

Area

Richrnond County $5,550 g4,8OO
Aiken County 61500 51525

HMA total $5,875 g5,OOO

a/ Excludes one-person renter households.

Source: Estimated by Housing Market Analyst.

Renter
faml I ies househo ldsa/ IAm1 I ]-e S househo 1ds

1968
Al l Renter

$6,2OO $5,275

$5,O5O
5r825

50
50

$5,9
6rg
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Demographlc Factors

Popu lat ion

HMA Total. The population of the Augusta, Georgia-South carolina HMAwas 275,900 as of December 1, L966, an averag" ir,"..."e of g,900 (almost
four percentl/) annually since April 1960. ihe 1960-1966 growth rate lsabove the average- galns of the previous decade when population increasedby about 5,450 (three percent) a year from 162,000 in 1950 to 216,600 in1960' The high growth rate in the present decade is primarily the resultof favorable economic conditions since 1g64, whereas the greatest portlonof the 1950-1950 growth occurred with the construction and opening of the
AEC plant in the early 1950's. Slower rates of growth were evident ln thelate 1950's and early 1960rs with the downturn in economic conditlons inthose years.

Reflecting the fact that a large portion of current economic activity hasbeen generated in the Georgia portion of the HMA (both chemical plantconstruction and military buildup), Richmond County accounted for nearlythree-fourths of the 1960-1966 population growth. rncreasing by 6,575 ayear, Richmond county had 65 percent of the population of the Hile t ng,45opersons) in December 1966, compared with 63 peicent (135,600 persons) in1960' The rate of growth of Richmond County (more than iour percent annu-ally) compares with that of Aiken County in the previous decade, when theSouth Carolina segment of the housing market expanded by more than fourpercent a year. Although population growth in the previous decade wasfairly evenly divided in the two-county area (2,675 a year in Richmondcounty and 2,800 annually in Aiken county), gains in the larger Rlchmond
county averaged about two percent a year. population trends in the HMAsince 1950 are presented in the following table and in somewhat more detailin table V.

Populatlon Trends
Augusta- Gg.-S.C., HMA

1950- 1956

Averase I chanse
Aprl1 April December

Component area _!25! 1969 t96O

Richmond Co . , Ga. IO8 ,876 I 35 r 60I L7g ,45O

Alken Co., S.C. 53.I37 81.O38 90.45O

IIMA total 162,O13 2t6,639 27S r9OO

Sources: 195O and 1950 Census of populatlon.

1950- 1950 1960- 1955
Nuuber

2,673

2.790

5,463

Pct.

2.3

4.3

2.9

Nunber.

6,575

2 ^325

8r9OO

Pct.

4.4

2.7

3.7

1966 estinated by Housing Market Analyst.

Ll A11 average annual percentage changes ln the demographic dlscusglon
are derlved thrqugh the uae of a fonuula dealgned to calculate the
rate of change on a conpound baals
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Richmond Countv. Georsia. All of the populatlon grogrth ln Rlchmond County
since 195O has been outslde the clty of Augusta. The populatlon of the
city decllned at a very slow rate from the 1950 level of 71r5OO to about
70r3O0 as of December 1, L966. Since 1950, populetlon grouth outslde the
city averaged 6 1625 ( eight percent) annually compared wlth 21750 a year
(five percent) from 1950 to 1950 (see table V). Relatlvely faster rates
of growth in Ehe post-196O period reflect, ln part, lncreased military
activity at Fort Gordon (most of the milltary populatlon galn represents
men living at the base during trainlng periods) and, ln part, the effects
of annexatlons to the city during the 1950-195O decade. No annexatlons
have occurred slnce 196O; buE ln areas annexed to the clty from 1950 to
196O there was growth of 7 1975 during the decade, whlch was more than
offset by a decline of 8r85O persons in the 1950 area of the city between
195O and 1960.

Aiken Countv. South Carolina. Population in the South Carollna segment
of the HMA toEaled 96145O in December 1966, accounting for 35 percenE of
the population of the entire HMA. Increases averaged about 21325 (2.7
percent) a year since 1960, a rate of growth slightly below that of the
previous decade when population gains averaged 2r8OO (4.3 percent) a
year. Larger growth in the preceding decade reflects the establishment
of the Savannah River Plant in Ehe early part of the decade. In the two
largest incorporated areas, also, post-1960 growth was below that of the
previous decade, annual gains averaged 670 (10.5 percent) as the popula-
tion of the city expanded from 31650 to 1Or35O. The populatlon of Aiken
was 11r7OO, an increase of only 7O a year since 1950. In the 1950-1960
period population gains averaged nearly 42O (4.5 percent) annually.
Population scaLtered throughout the remainder of Alken County totaled
71r4OO, an increase of 1r8OO (2.8 percent) annually since 1960, compared
with gains of 1r7OO a year in the preceding decade.

Militarv and Civ il ian Poorrletion . Although the populatlon has been
expanding aE a rate well above that of the 1950-1950 perlod, vlrtually
all of the recent growth reflects the Fort Gordon bulldup. The milltary
and military-connected populatior-J/ total ed, 62rOoO.persons in December
1966, equal to 22 percentofthe populationof the HMA. In the 1950-195O de-
cade, this segment comprised only about ten percent of Ehe population, tncreas-
ing from 15r35O persons in 195O to 22r4OO in 1960. The mllltary populatlon

1/ Military population is defined as those asslgned to Fort Gordon, and
their dependents, residing in the HMA. Mllttary-connected population
consists of civil service employees at the lnstallation and thelr
dependents.
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(military Personnel assigned to Fort Gordon and their dependents) has
more than tripled since 1960, from 15,150 to 48,600; most of the growth
has occurred since 1964. The military-connected civilian population
(the civil servlce employees at Fort Gordon and their dependents) almost
doubled since 1960 from 7,225 to 13,400, with virtually all of the gain
occurring in 1966.

other civilian segments of the population not actualLy employed by the
base but engaged in economically-related activities which serve the
mllitary population, undoubtedly have increased in a similar pattern in
recent years. The nonmilitary-connected population of 213r900 persons
in December L966, reflects an increase of 2,95o (1.5 percent) annually
over the estimated 1960 total of 194,25O. Growth in the nonmilitary_
connected population in the post-1960 period is well below that of the
1950-1960 period when gains averaged 4,750 (2.8 percent) a year. Re-
flecting economic growth in the HMA, it is tikely that most of the
population gains of the 1950-1960 period were registered in the early
1950's; the greatest post-1960 gains have been recorded since Lg64.

Mi I i tarv and Civllian Pooulat lon Trends
Augusta. Ga.-S.C.. fMA

AoriI 195O- Decenber 1966

r e

Population

Civi I ian
Mi1. -conn. civ.tr/
Mi litary!/

TotaI

Apri I
1950

146,658
7 ,225
8,130

162,O13

Apri I
1 950

L94,264
7 1225

15. 150
2L6,639

December 1950- 1960 1 9 - 1965
1966 Number

213,9O0
13,4OO
48.600

27 5,9OO

Number Pct.

2,950
930

5.025
g, goo

PcE.

2.84,760

702
5,453

6.2
2.9

[.5
9.5

17 .5
3.7

NoEe: Columns will not add to total because of roundlng.

al clvil service employees at Fort Gordon and t.heir dependents.
bl Mllltary personnel at Fort Gordon and their dependents.

Sources: 1950 and 195O Censuses of Population and Housing.
Components for 1950 and 196O estimated by Housing Market Analyst.

Net Natural Increase and Mieration. Components of populatlon change are
ner natural lncrease and net nlgration. Net naEural-increase ls the dlf-
ference bet.ween the number of blrths and deaths of area resldents. Net
migration represents the dlfference between the number of persons migrat:
lng lnto the area and those migreting from the area. Net natural lncreare
has declined frou an average of 4r5OO annually in the 195O-196O decade Eo
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3,375 a year since 1960. The downward trend is consistent wlth the
national pattern of declining birth rates. In-mlgration lncreased
from 960 a year from 1950 ro 1960 ro 5,525 annually from 1950 to
1966, reflecting increased miliEary activity since 1950 and improved
economic conditions since L964. As shown in table vI, the patiern of
migration has actually been reversed in Richmond county, where in-
creased military activity has had the principal impact. Net migratlon
into Aiken county has increased slightly from about 1,025 a year from
1950 to 1960 to 1,200 a year from 1960 ro 1966.
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Future Population. Based on estimates of future military acttvlty at
Fort Gordon and on expected employment galns over the forecast period,
the population of the Augusta HMA ls expected to reach 291,100 by
December 1, 1958, an annual increase of 7,600 (2.8 percent) in two
years. By December 1, 1968, the nititary population is expected to
reach 54r25O, while the milltary-connected civilian populatlon wlll
total L4r75U.. Most of the proJected increase in military population
of 5,65O ts expected before July 1, L967. By 1968, the populatlon of
the Georgia portion of the HMA is proJected to 189r70O. Because a
greater portlon of the future population galn is expected ln the clvll-
lan conponent, growth ln Richmond County, projected at 5rL25 a year,
will be well below that of the 1950-1966 pertod when population galns
averaged 6r575 annually. Continued suburban development of the southern
portion of Atken County is expected to brlng the population of the county
to IOlr4oo by December 1958. This proJection represents an annual ln-
crease of 2r4T5rcourparable with 1950-L956 annual galns of 21325.

Househo lds

Augusta HMA Total. As of December 1 , 1966, there were 67,650 house-
holds in the Augusta HMA, an annual increase of 1,650 (2.7 percent)
over the 1960 total. Post-1960 household growth was at about the same
rate as in the previous decade when the number of households increased
by 2.9 percent annually from 42,450 to 56,650. As noted earlier, most
of the 1950-1960 increase occurred during the early part of the decade
while virtually all of the post-1960 household growth occurred since
L964. Part of the decenntal increase also reflects the change ln census
definlElon from I'dwelllng unltrr ln the 1950 Census to rrhouslng unlEil ln
the 196O Census. The following table summarizes household growth t,rends
for component areas in the HMA, lncluding a projectlon to 1968 (see ta-
ble VII for a more detalled comparison).

Household Growth Trends
Aucusta. Ga.-S.C., HMA

I950- 1958

Averafe annual change
Number of households

Area

Rlchmond Co.
Alken Co.

HllA total

1950 1960

35,O4O28 r4L3
14.037
42,45O

2L.649
55,589

1965

41 ,55O
26.100
67,650

1958

43,45O
27.500
70,950

1950-
1960

663
76L

L,424

1950-
r956

980
670

I,550

r956-
1968

950
700

I ,650

195O and 1960 Censuses of Houslng.
1956 and 1968 estimated by Houslng Market Analyst.

Sources
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Rlchmo Geor 1a . The Georg
for 60 percent of the 1960-1966 hous
households in Richmond County in Dec
(2.6 percent) annrrally since 1960.
of households increased by b60 (2.1
increase representing the census def
The higher rate of growth in recent
condi tions.

Aiken Countv. South Carolina
holds in Aiken County, an ann
1960 total of 21,650. Post-l
the average from 1950 to 1960
from 14,050 to 21,650 (4.3 pe

nomic growth of Richmond Coun
occurred in portions of Aiken

ia portion of the HI'IA accounted
ehold growth. there were 41,550
ember L966, an increase of 980
ln the preceding decade, the number
percent) a year, with Part of the
initional changes mentioned above.
years reflects improved economic

The number of households in Augusta has changed very little since 1950.
The lack of household growth in the central city is noted in many urban
areas where migration to suburban areas and large demolition programs

are characteristic. There were about 21,300 households in Augusta as

of December 1, 1966, compared with 20,550 in 1960 and 19,950 in 1950.
Household growth in the remainder of Richmond County accounted for most
of the growth since 1950 (see table VII).

ln December L966, there were 26,100 house-
ua1 increase of 610 (three percent) over the
960 average annual growth was slightly below
when the number of households increased

rcent a year). Reflecting the recent eco-
ty, a large part of the household growth
County contiguous to Ri-chmond County.

Household Size Trends. The average household in the Augusta HMA contained
3.52 persons in December 1966, compared with an average household size of
3.57 i-n both 1950 and 1960. The downward trend since 1950 reflects lower
birth rates in recent years as well as the rapid out-migration of younger
nonwhite persons from the HMA. In Richmond County, the average household
size of 3.42 persons represented a decline from the 1950 and the 1960

average size of 3.47 persons. Households are slightly larger in suburban
Aiken County. The average of 3.68 persons represented a continuation of
the 1950-1960 ciownward trend when the average household size declined from
3.77 persons in 1950 to 3.12 in 1960. ln the two-year forecast perlod,
average household size in the HMA is expected to remain at about the present
leve 1 .
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Mtlitary and Civilian Households. The Fort Gordon buildup has had a
significant impact on household growth. The number of military house-
holds in December 1956 was nearly four times greater than in 1960
(4,300 currently) but military households accounted for only six
percent of all households. Military-connected civilian households
have followed the same upward trend since 1960, increasing in number
from 2,025 in 1960 to 3,800 in December 1966. Most of the military-
connected civilian household growth has occurred since 1965; a con-
tinuation of the trend is expected to bring the total to 4,200 by
December 1968. An expected increase of 500 military households and
400 military-connected households in the forecast perlod will bring
total military and military-connected civilian households to 9,000
by 1968.

ian bnold
.c. HMA

AprtI 1950-Ilecenber 1956

AveraEe annual chanre
APr.
1950

39,600
2 rO25

830
42,45O

APr.

53,45O
2 rO25
L.225

56,589

Dec.
L955

59,55O
3 ,8OO
4.300

67 ,65U^

Number

1 ,385

Q

PcE.

3.0

1950- r960 1950- 1966
Househo lds

Civi I lan
Ml1 . -conn . cl.v ,a/
Mi lltaryb/

Total

1960 Number Pct,

920^

270
460 1

t.7
9.7
8.8
2.7

3.;
2.9L,425 I,550

Note: Columns do not add to total because of rounding.

gl Clvtl service enployees at Fort C,ordon representing households.
Dl Mllitary personnel at Fort Gordon representing households.

Sourcea: 1950 and 195O Ceneuses of PopulaEion and Houslng.
Components for all years estimated by Housing Market Analyst.

Futurg.Hogseholds. Based on expected employment and population growth,
a stable household size, and a slight increase in military activity, the
EoEal number of households is expect.ed to reach 7o,95o by December I,
1958' an annual increase of 1,650 (2.4 percent) over the forecast period.
Household growth is expected to be comparable with that of the 196O-1966
period, with a greater portion of the growth expected in the civilian
segment. The number of households in Richmond County as of December
1958 is projected at 43,450, a gain of about 95o a year above the cur-
rent level. rn Aiken county, households are expected to reach 27r5oo,
an lncrease of about 7OO a year above the present total.
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Housi Mar etF tors

Housing Supplv

Current Estimat and Past Trend. As of December I, 1966, there were
about 72,O5O housing units in the Augusta HMA, a 13 percent lncrease
in the housing inventory since April 1960. The net addition of 8,475
units stnce 1960 was the result of the addition of 10'075 new units
and the Loss of 1,600 units as a result of demolitions, conversions,
fires, and other inventory losses. lncreases in the housing supply,
averaging 1,27O a year since 1950, are well below average annual gains
in Ehe preceding decade when the inventory expanded by an average of
1,850 units annually. Larger gains in the 1950-1960 decade reflect a

higher rate of construction activity as well as an absence of planned
demolition programs. Part of the increase from 1950 to 1960 reflects
also the censuS definitional change fromrrdwelling unitrrto I'housing

unitrr.

The Georgia portion of the HMA, with 43,750 units, accounted for 50

percent of the December 1966 housing suppty and 65 percent of the post-
1960 inventory increase. Annual gains in the housing supply of 830 units
since 1950 are comparable to 1950-1960 increases of 840 untts a year.
Slower rates of increase in the inventory since 1960 were evident in
Aiken County where the housing supply expanded by an average of 440 units
a year 1n this decade, as compared with gains of 1,025 annually from 1950

to 1960. The following table shows inventory changes since 1950 for the
HMA.

Invent4!!9ry
Aususta. Ga ..S.C.. HMA

1950-1966

Number o f units Average annual addltion
Area 1950 1950 1965 1950-1960 1950- 1956

Richrnond county, Ga. 29 1828 38r2O5
Aiken County, S.C. 15.23O 25.365

43,75O
28.300

837
l.oI4

830
4tfi

1,27OHMA total 45,O58 63,57O 72 ,O5O 1 ,85I

Sources: 1950 and t96O Censuees of Houslng.
1966 estimated by Housing MarkeE Analyst.
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Characteristics of the Housine Supplv

Tvpe of Structure. Single-family units, totaling 63,650 including
trallers, accounted for 88 percent of the housing supply in December
f956. Thls high proportion represents only a slight change from the
87 percent (55,650 units) in 1960. The predominance of single-family
units is noted in both counties of the HMA, rangtng from 83 Percent
(36,350 units) in Richmond County to 97 percent (27,300 units) in
Aiken County. Multifamily units were concentrated in smaller
structures of fewer than five units each. Eight percent of the
inventory (51700 units) was in two- to four-unit structures. The

proportion was slightly higher in Richmond County, 12 percent, un-
changed from 1960. Larger structures with five units or more made

up four percent of the inventory and contained a total of 2r7OO
units. Almost all of the larger multifamily structures were in
Rtchmond County where 21325 units were in structures of five units
or more (see table VIII).

Ase of Structure. Nearly half of the December 1966 housing supply
(34,570 units) was in units added to the inventory in the past six-
teen years. Reflecting the strong housing demand resulting from the
Savannah River Plant construction, many of these (L51425 unit.s) were
added from 1950 to 1954. Bullding activity remained high in the 1955-
1960 period also; 34 percent of the housing supply was in units added
from 1950 to 1960. As shown in table VIII, more units were added to
the lnventory in the five years from 1950 through 1954 than in either
of the two preceding decades.

Condltlon and Plumbing. ln April 1960, about one-quarter of the housing
stock was substandard because of dilapidated condition or the lack of one
or more plumblng facilities. Sixteen percent of the 1960 inventory (10,350
unlts) was substandard because of the lack of plumbing and nine percent
(5,550 units) was dilapidated. Substandard housing was unevenly divided
in the two-county arear 8,525 units in Richmond County (22 percent of the
houstng stock) were substandard; in Aiken County, 7,350 units (29 percent)
hrere elther dilapidated or lacked plumbing. ln December 1966, about 14,400
unlts ln the HMA (20 percent of the housing supply) were judged to be sub-
standard because of the lack of plumbing or dilapidated condition, including
TrlOO unlts in Richmond County and 7,30O units in Atken County. Planned
denolition programs in connection with urban renewal and highway construc-
tton actlvtty have been the major factors in the general upgrading of the
Richmond County inventory since 1960.

Rcsldcnttal Buildine t{ctivitv

From January 1960 through October 1966, a total of about 6,450 units were
authorlzed for constructlon in Rlchmond County, and another 1r650 units
were authortzed in Aiken County. Units authorized by building permits
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provlde a reliable indicator of residentlal" construcElon trends in Rich-
mond county; however, building permit coverage ln Aiken county was ln-
complete blfore 1965: The significance of the fack of coverage in the
South Carollna portion of the HMA is noted by the fact that 70 percent
of all 1965 authorlzations (4OO of 58O units) were in portions of Aiken
County outslde ineorporated areas. Based on discussion with the Aiken
county Tax Assessor, on other locaL estimates, and on a comParison of
authorizations trends in covered portions of the housing market through-
out the 1950-1966 period, it is judged that another 1r77O prlvate unlts
were construcEed in the remaindei of Aiken County from 1960 through
Lg64. In addition to private residential construction, 742 public units
were put under construction since 1950, including 542 units of publlc
Iow-rent housing and 20O units of military housing at Fort Gordon.

The trend of private residential building activity was steadilv upward

from 1960 through tg64, After adjusting for the new rePorting of buiLd-
ing permits in unincorporated areas of Aiken county in 1965' some reduc-
tion in building activity is evident in that year, especi-ally il Richmond

County. A recovery of starts in 1965 approached the 1964 peak (see table
IX). More unitu ,Lr. authorized in the flrst ten months of 1966 than

probable toEal sEarts in any entire year from 1959 to L96L, From an

ur.rug" of 810 units authorized plus perhaps 3OO additional units started
,r,.,rlul ly from 1959 to 1961, the number of units started increased about

one-fourth to an average oi about 1r4oo units a year in L962'1953' The

number of starts .o"u ,bo.rt 4o percent to a peak of nearly 2roo0 units
in 1964, decllning somewhat in 1965 to about lr6oo units. The high of
perhaps 2rooo unils in L964 is well below peak periods of the 195o-1960

i""aal when l-r9OO units were auEhorized in 1961 and 2r3OO were authorized
in 1962, despite the lack of complete coverage in the earlier years'

Tvpe of New Cqn-struction. Single-family units have accounted for most

of the residential construction in recent years. I'rom a I9bU- Iow oI

probably less than 1,0O0, single family starts (based on authorizaEions
pf,r" rolgh estimates for non-permit areas) rose perhaps a third by L962'

]SOS ana-perhaps another quarter of 1960 starts in the peak year of L954,

to a toEal that year of about 1,600 units. After some decline in 1965

to about 11300,r.,it", the rising trend of home construction was resumed

in 1966, despite the tightening of mortgage funds. In the first ten
months of L966, nearly irOZS home units were authorized, compared with
675 units ln the "ornp"ruute 

1965 perlod. As indicaEed ln table IX, the
bulk of new construction since 196O has occurred in Richmond County'
Principal expansion of starts in that period has also occurred in Richmond

County.
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Private 1y -Financed Units Authorized
Augusta. Ga.-S.C.. HMA

1960- 1966

Number of units

Year
Sing 1e -
fami lv

663
838
946
947

L,L77
1 ,3O4

617
1,O68

Mu1 ti -
fami 1v

65
82
56

t42
383
277

211
155

Total units

728
920

I,OO2
,089
,560

954
1,223

r960
r961
L962
1963
L964
Lg65al

First ten monthsl/
1965
1966

I
I
1 , 581

a/ 1965 and 1966 data not. comParable with earlier years because of
incompleEe building permit coverage in Aiken county. An esEi-
mated 1,77O units were built in Aiken County outside building
permit-issuing places during the I960-1964 period'

NoEe: Not included in the above are 36 units of publlc low-rent
housing contracted in Aiken in 1965, 506 units of public
Iow-rent houslng contracted in Augusta and the reuainder
of Richnond county in 1965, and 2OO units of rnllltary fan-
lly housing contracted at Fort Gordon in 1966.

Sources: Local Bulldlng Inspectors, Aiken County Tax Assessor,
and u.s. Bureau of the census, c-@ construction Reports.

Since January 1960, over lrI5O prlvate multifamily units, including duplex'
unlts, have been authorized'for constructlon in the HMA. Virtually alI
post-igeO nuttlfamlly bullding activity has been concenErated in Richmond

bounty (see table X). 0nly 34 units, primarily in duplexes, have been

authorized in Alken CounEy since 1960. Multifanily construction activity
in Rlchmond County has accounted for only about 17 percenE of all units
authorized ln the counEy since 1960. From 196O through 1962, an average
of 7O nultifanily unlts irere auEhorized each year in Richmond County.
But by 1953, authorlzations had doubled to l4O units and lmproving eco'
nomlc conditions and greaEer population and household growEh boosted
prlvaEe Eulttfanlly construction to 375 units in i964 and to 255 uniEs
ln 1955. The downturn ln mulElfamily building this year probably re-
flects the shortage of interim and permanent financing; in the first
ten months of 1956, only about 15O private multifamily units have been

authorlzed in the county.
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Units Under Construc tion. Based on the results of a recent Postal
s and apartments under construction,survey which enumerated residence

on building permit data, and on local observation of the market, it
was estimated that there were slightly more than 1,i00 housing units
under construction in December L966. Public residential construction'
consisting of 200 units of military housing and 356 units of elderly
housing, accounted for half of the building activity. SingIe-family
houses under construction were aIl privately-financed and totaled 350
units, including 2OO units in Augusta and the remainder of Richmond
County, and I50 units in Aiken County. Two large multifamily projects
of 88 units and 112 units each accounted for virtually all of the
private multifamily building.

,Demolition Activitv. Since 1960, about 1,600 units have been removed from
the housing supply by demolition, conversion, fire, and other inventory
losses. Planned demolition activity, primarily urban renewal and highway
construction programs in Richmond County, accounted for most of the in-
ventory losses. ln Richmond County about 1,L25 units have been removed

frosr the housing supply and in Aiken County 475 units have been removed

since 1960. Over the two-year forecast period, the removal of 700 units
can be expected, including about 250-300 units in Aggusta in urban
renewal areas.

Tenure of 0ccurrancy

About 40r2OO units, 59.4 percent of all occupied units, are owner'occupieci
and 21r45O units, 6.6 percent, are renter-occupieii. In Aiken County,
owner-occupancy is higher (64.8 percent) than ln Richmond County (56.t
percenE). The trend Eoward homeownerehrp has been evident in both coun-
ties since 195O, but has slowed somewhat in the Past six years. In 1950,
owner-occupled units accounted for less than half of all occupled unlts
in both counties (43 percent in Aiken County and 44 Percent. in Richmond

County). By 1960, the proportion of owner-occupied units had risen to
55.1 percenE in Richmond county and 63.2 percent in Alken county.

The number of renter-occupied units in the HMA actually declined siightly
over the decade, from 24,OOO uniEs in l95O to 23r7OO in 1950. Thls perlod
was characterized by construction of a large volume of slngle-fanily houses
and duplexes for owner occuPancy. Since 1950, many of those units have
been rented. This shift in tenure, and the new multifamily units con-
structed, have resulted ln an increase in renter-occupled units to a Eotal
of '"271450, norc than 4O percent of all occupled units. Tab1e XI shows

tenure changes in the HMA since I95O.



22

Vacancy

196O Census. In ApriI 1960, there were about 4,575 vacant, nondilapidateci,

""nt"-aso""l 
housing units available for sale or rent in the Augusfa HliA,

an available vacancy ratio of 7.5 percent. About 725 of. the available
vacancies were for saie, equal to a 2.1 percent horneowner vacancy rate.
Another 3r85O units were available for rent, a l4.O percent renEer vacancy
rate. The high vacancy rates in 196O resulEed from the high volume of
building during the period of construction and staffing of the AEC facil-
ity in Alkun County. Wlth the completion of construction and the later
leveiing off of employment at the plant' the area i^Ias left with a substan-
tial excess of housing. The high volume of construction during the early
fifties consisted in large part of single-family and duplex sales units
Ehar had become unacceptable in the highly selective sales market. The

subsequent shift of large numbers of those surplus units to the rental
inventory contributed to the excess of available rental accommodations in
the late fifties and early 6ixties. Because most of the vacancies in 196O

were units buitt in the early t95O's in response to demand created by

the establishment of the AEC Savannah River plant, only a small number
(6O sales units and 650 renEals) lacked one or more plumbing facilities.
Vacancy rages were high in both counties of the $iA, although sales
vacancies were higher ln Richrnond CounEy, and rental vacancies were

higher in Aiken County. Although Aiken Couniy accounEed for only 4O

peicent of the 1960 housing supply of the iMA, more Ehan 56 percent of
ihe avaitable rental units (2rL/il vrere on the South Carolina side of
the HMA where a 21.5 percent rental vacancy ratio was reported. Sales
vacancles in Aiken County totaled 260 units, a 1.9 percent homeowner

vacancy rate. In Richmond County, 46C- uniEs were available for sale,
a 2.3 percent homeowner vacancy rate, and 1r675 units were available
for rent, a 9.6 percent renEer vacancy rate.

Rental V ies bv Tvoe of Struc ture
of Housing, nearly three-fourths of the uni
renters were single-family homes. Single-f
76 percent of the available vacant rental u
homes available for rent in 1960 were hasti
were constructed to satisfy the strong hous
195O's. Larger multifamily structures of f
for only six percent of the available rent

reported in the 196O Census
ts in the HMA occupied bY

amily units also made uP
nits in 1960. Most of the
1y-built sales units that
ing demand of the earlY
ive units or more accounted
als in 1960.

.As
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Renter Inventorv bv Tvpe t Structure aid Occuoancv
Auqusta. Ga.-S.C.. Houslns Market Area

Aprll 196O

Renter-occupied uniEs Aval lable for rent
Type of 6tructure

1 unitg/
2 lo 4 unlEs
5 to 9 units
O or more

Total

Number Percent Nrnber Percent

21846
680
158
77

ffiPr
2.L

100.o

t7 ,737
3,956

943
1.O39

ffasE/

74.9
t5.7
4.O
4.4

100.o

7 5.7
18.O
4.2

I

a/
b/

Includes trailers.
Differs slightly froro the eount of all unlts because units by type
of structure were enunerated on a sample basis.

Source: 1960 Census of Housing.

Postal Vacancy Survey. A postal vacancy survey was conducted ln the
Augusta HMA ln November 1966 by all post offlces havlng clty delivery
routes. Results are presented in table XIII and sumarlzed below. Ihe
survey enunerated 55r3OO possible dellveries, about 77 percent of the
houslng supply. Coverage ranged fron 86 percent in the nore hlghly
urbanlzed Rlchnond County to 62 percent ln Alken County. Three percent
of the units surveyed in the llMA were vacant, includlng 2.9 percenE of
the resldences and 5.5 percent of the aparEments. The number of vacan-
cles was falrly evenly dlstributed in the Hl,tA but vacancy ratios rrere
higher I in Alken County; ln Richnoond County, 89O unlte were vacant (2.4
percent of all deliveries) and ln Aiken County, 8OO unlts were enumerated
as vacant (4.6 pereent of all deliverles).

Postal Vacancy Survey
Augusta. Ga.-S.C.. Houslnq Market Area

Noveurber 1955

Vacant
resldences

Vacant
apartBenta

Total
vacancies

Number Percent Number Percent Number -E.rcent

Richroond County 735 2.2 153 4.4 888 2.4

Alken County 75L 4.3 J? i.;.0 _qO3 4.6

Total eurveyed area 1,486 2.9 2O5 5.5 1,691 3.0

Source: FllA ln cooperatlon wlth coliaboratlng postm4,Btere ln post offlces
of Augusta, North Augueta, Granttevllle, and Alken.
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The results of the postal vacancy survey are expressed in quantitative
terms because it is not feasible to collect qualltative data in thi.s
type of survey. Vacancies enumerated include available units as well
as dilapidated and seasonal units and units held off the market for
other reasons. It is important to note that the postal vacancy data
are not entirely comparable with the data published by the Bureau of
the Census because of differences in definition, area delineations,
and methods of enumeration. The census reports units and vacancies
by tenure, whereas the postal vacancy survey reports units and vacan-
cies by type of structure. The Post Office Department defines a
trresidencetras a unit representing one stop for one delivery of mail
(one mailbox). These are principally single-family homes, but include
row houses and some duplexes and structures with additional units
created by conversion. An'tapartmentrris a unit on a stop where more
than one delivery of mal1 is possible. Postal surveys omit vacancies
in limited areas served by Post Office boxes and tend to omit units in
subdivlsions under construction. Although the postal vacancy survey
has obvious limitations, when used in conjunction with other vacancy
indic'ators the survey serves a valuable function in the derivation of
estimates of local market conditions.

Current Estimate. Based on the results of the postal vacancy survey ad-
justed for incomplete coverage of the HMA and on conversion to census
concePts, on informed local opinion, and on personal observation of the
market, it is estimated that there were about 2,100 available vacancies
in the HMA as of December 1, 1966, an avaitable vacancy rate of three
percent. Total available vacancies included about 500 units available
for sale and 11600 units for rent, equal to a I.2 percent homeowner
vacancy rate and a 5.5 percent renter vacancy rate. The vacancy rates
indicated an over-aI1 balanced market and, in all areas, were below
the 1960 leve1. Ihere was still a stight excess of rental vacancies
in Atken County. Demolition of substandard houses, upgrading of un-
acceptable units, and greater household growth since 1964 are the major
factors in the vacancy decline. Only a nominal number of avai-lable
vacant units were substandard; virtually no sales units and about 300
rental units lacked one or more plumbing facilities. A larger portion
of the available units, particularly rentals, were unacceptable because
of deterioratlon (although not dilapidated), location, or poor manage-
ment.

Sales Market

General Ma t Condltions. Since 1960, the upturn in sales construction
has been accompanted by a decline in available sales units, indicating
an tmprovement in both the new and the exlsting segments of the market.
A major portion of the recovery has been generated in the past two vears
wlth the greater economic and household expansion. The recent Fort
Gordon bulldup has consisted of intensification of short-term training
programs and has had little direct impact on general sales market conditions.
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The tightening of the mortgage market has been felt only recently 1n

the HMA. Commitments on new sales units usualiy are made several
months in advance of construction and specutative builders only
recently have had to cut back on building plans.

New Subdivision Activitv. Areas of rapid residential development
in Richmond County are located south and west of the city limits.
Within Augusta, land for large scal-e development is scarce and resi-
dential building activity consists mostly of scattered development
in individual lots. Speculative construction accounts for 30 to 40

percent of all residential building activity in the county, according
Eo local estimates, and is noted in both the lower sales price range
of $t5,000-$20,000 south of the city and the $20,000-$30,000 price
range west of the city Limits. construction in the higher price
ranges is generally concentrated west of the city limits in pri-ce
r"r,g.t as high as $50,000, but primarily in the $20,000-$30,00O
range. Speculative construction also is substantial in this area'
although the volume of new homes on hand is held much lower.

In Aiken County, areas of rapid development are primarily in North
Augusta or are directly north of that city along the Belvedere-
Clearwater highway (U.S. 25 and S.C. 120). In North Augusta , con-
struction is concentrated on the west side of Ehe city and is generallv
priced above $20,000. Construction in lower and higher price categories
is scattered throughout the county. As in Richmond County, the existing
sales market has strengthened with the transfer to the rental inventory
of older homes in the ten to fifteen year old subdivisions.

Unsold Inventory of New Houses. In January 1964,1965, and 1966, the
AtI""t. . Fgl l.,suring Office surveyed active subdivisions in Richmond
County in which five or more homes were completed in the preceding year.
Twelve to 15 subdivisions were covered in each survey. A comparison of
survey totals with esEimated housing completions for 1963,1964, and 1965
suggests that between 3O and 50 percent of all new homes completed were
covered by the surveys. The number of completions surveyed each year
varied only slightly--from 330 units in 1964 to 39O units in 1965. A1-
though speculative construction accounted for 8O to 9O Percent of a1I
annual completions in those subdivisions, the number unsold at the time
of the surveys was low each year; ten percent or less of the annual
speculative construction was unsold at the end of the year. Of the 2O

uniEs unsold as of January 1, L966, and the 31 unsold as of January 1,
L965, all but one unit in each year had been on the market for three
months or less.

As shown in the following table, there has been a generai upward trend
in sales prices of completions in the HMA. Houses priced in the $151OOO
to $2O,OOO class have declined from 43 percent of al1 compleEions in 1963
to only 34 percent in 1965. In contrast, homes priced at $2Or0OO and

above have risen from 16 percent of the 1963 completions to 28 Percent
in 1965. The demand for additional amenities with rising incomes of
home buyers, as well as higher labor and material costs, are the primary
reasons for the general upward price trend. Bullders report a rapld
rise in sales prices since 1965 of about five percent.
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Distrlbution of New Home CompleEions by Sales Prtce
Richnond Countv. GeorEia

For the Years of I 63. 1964. and 1965

Percent of to 1 comoletions
Sales price r953 t964 1955

$lo,ooo - $12,499
12,5OO - L4,999
15,OOO - t7,499
17,5OO - 19,999
2OTOOO and over

Total

.8
m.4
34. 5
8.8

r5.5
100.0

53.
L4.
9.

38.2
L7 .6
16.4
27 .8

IOO.0

4
3
1

23.2
ooo1

Source: Annual Unsold Inventory Surveys conducted by the
Atlanta, Georgla, Insurlng Office.

Forecloeuree and Property Acquisltione. The strengthenlng of the sales
market since 196O has resulted in a decline in the annual number of FHA

default termlnations ln the HMA. From an average of 35O default, t.ermi-
nations ln the HMA each year in the 1956 through 196O period, the number
has declined to a 1961-1965 average of less than 9O a year. In the flrst
six monthe of 1966, about 3O FtlA-default terminations were recorded in
the HMA, a continuation of the previous downward trend. Housing con-
structed. during the economic boom of the early fifties accounted for most
of the earlier foreclosures.

FtlA Default Terrninations
Aueusta. Ga.-S.C.. Housins Market Area

1955- r966

Year Richmond Countv Aiken Countv HMA total

1955
1955
1957
1958
1959

99
260
85

I14
t32

63
42
25
26
45
44
18

49
242
237
204
295

L52
47
28
24

103
47
13

148
502
322
318
427

215
89
53
50

r48
91
31

1960
195r
t962
1963
1964
1955
1956 (lat 6 ros.)

Source: nIA Dlvlelon of Research and Statlstics.
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At the present time, there are about 100 FHA-acqulred propertles on

hand in Rlchmond county, virtually all of whlch are for sale. Sales
have exceeded acquisitions for several years and acqulred propertles
are at a six-year low at present. A large portlon of the FHA-acqulred
properties in Aiken County have been removed from the housing supply
since 1950. Nearly 21O properties were sold to the city of Aiken and

vrere demolished; the land subsequently was converted to public uses'
There are about llO FHA-acquired ProPerties available for sale in
Aiken County.

R ental Market

General Market con{itions. The absorptlon of single-family and-duplex
the removal of Some unacceptable uni"ts) has

resulted in a tightening of the over-al1 rental market recently' Local

project managers and realtors noted that the tighEening occurred par-

li.ufarfy in the past 18 to 24 months, corresPonding wiEh the milltary
buildup at Fort Gordon and the upturn in economic condltions' Multi-
family rentals account for only a small portion of the market.

The market remains somewhat weaker in Aiken County, where virtually alt
rentals are in older accommodations, than in Richmond County. Where

structural condition and project location are good, howevert vacancy

rates are low. In Richmond county, single-family and dup,lex rentals
are experiencing good occupancy and available multifamily rentals are

scarce. A survey-by the analyst of about 300 older rentals in projects
in Augusta and the remainder of Richmond county, containing 20 to 85

units in each project, also indicaEed low vacancy levels of abou! 3'3,
percent currently. Runts for the older units are in the $50-$85 rent
rr.,g". Most of the apartments are of the two-bedroom size. It should
be noted that "o*" 

portion of the tightening of the rental market reflects
greater military activity at Fort Gordon and is not necessarily an in-
dication of a long-term rental demand. This is particularly evident in
lower-rent, furni-h"d .p.rtments, where project managers note high
turnover rates.

Urban Renewal anq Redeyglgpme,nt

Two urban renewal projects in Ehe city of AugusEa were completed in 1965
and 1966 and the third project (University HosPital, R-74) is nearing
completion. These three project areas were generally blighted residential
neighborhoods that have been delineated for public re-use. The areas are
being redeveloped into uses consistent with the current medical facilities.
Surrounding land uses also will include public facilities; two high-rise
elderly public housing apartments are being constructed in nearby areas.
The three areas are generally bounded by 13th Street and Universit), Ave-
nue on the east, Wrightsboro Road to the south, Jefferson Davis Avenue
and 15th Street on Ehe west, and Greene Street to the north. Virtually
all of the relocation and demolition activity has been in the post-196O
period.
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Ihe Walton Wav-Calhoun Street (R-5) project went into execution in June
1958 and was comPleted in September 1965. About 210 units were removed
from the area and 164 families were relocated. The 45-acre area has
been redeveloped for general business
well as for public rights of way. The

and light industrial uses, as

project went into executi
L965. About 210 units we
the 40 acres are being re
Hospital (R-74) project i
during the forecast perio
first two projects, conta

A General Neighborhood Renewal projecr (GNRP)
stages of planning. Rough estimates of future
indicate demolition of about 250 units i.n the
of this report.

Medical Collepe of Geor I ia (R-45)
on in September L96Z and was completed in June
re removed and 150 families relocated. All of
-used for public purposes. The Universitv
s i'R execution and is expected to be completed
d. Ihis area, twice the size of either of the
ined 520 substandard units and 36 standard

unlts. About 400 families resided in the area in i965. proposed re_
use will be equally divided between commercial and public u"1". vir_
tually al1 of the displacement and demolition activity has been com-pleted in the project area.

is currentLy in early
urban renewal activity

two-year forecast period

Militarv Housing

Ihe March 1966 Fort Gordon Family Housing Survey indicates a total of
121 units of on-post military housing. Despite the fact that only 29
units were classified as adequate, all military units were occupied.
At the present time, there are 200 addltional units under construction
that will be ready for occupancy by January l, 1967. The greatest
portlon of the additional 200 housing units (148 units) is designed for
enllsted personnel that generally pay lower monthly rents of $g0 to $125for adequate private housing. The survey also noted that because of the
recent military buildup and economic growth of the area, the private
rental market has been unable to provide adequate housing in the lower
rent ranges. As of March 1966 there were L,312 military families living
ln unsuitable housing, including 1,22o families in private units. The
Department of Defense plans to seek Congressional authorization for
building additional military quarters at this installation.

Publlc Housing

Ttrere are 2,177 public housing units in the HMA either under management
or under construction. rn Richmond county, there are lr60l units of
publlc houslng under management in eight projects including 15O irnits
authorlzed in 1966; in Aiken county there are 22o units under manage-
ment 1n the city of Aiken, including 3b units authorized in 1965.
Another 355 units of elderly public housing now are under construction
in Augusta In two high-rlse projects; there are no public housing pro-
jects ln Richmond County at present specifically designed for elderly
occuPancy.
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Demand for Houslng

Quantltatlve Demand

Baeic factors creaEing long-term demand for housing are the expected in-
crease of 2rl4OA civillan households and the dernolitlon of 7OO housing
unlts over the December 1, 1956 to December Ir 1968 forecast period.
Other factors taken into account ln derivlng aingle-fanlly and srulti-
fanily demand are Ehe continued shift toward homeonnerehlp ln the HMA,

the need to malntain demand-eupply balance ln the sales and rental
narkets, the number of units currently under construction, and the
probabillty that part of the demand tor rental unlts wlll be sup-
plled by older slngle-family houses that are now occupied by owners.
Based on these conslderatione, demand for addltlonal housing durlng
the nexE t$ro years is forecast at lr55O units annually, including l,3OO
single-fanily unlts and 25O rnultlfanlly unlts. An additional 1OO units
could be marketed annually only at the lower rents achievable wiEh below-
market.-interest-rate financing or asslstance ln land acquisltlon and
cost. The annual demand excludes public low-rent houslng and rent-supple-
ment accomrodations.

Annual single-family demand includes 8OO units in Richmond County and

5OO units in Aiken CounEy; ell mulEifamily demand is expected Eo be in
the Richmond CounEy portion of the housing market. The demand for 8OO

single-family units in Richmond County is comparable to the volume of
puak 

"orr"truction. 
in this decade in 1954 and 1955 when an average of

87O units was authorized. The projected demand for 5OO single-family
units in Aiken County is only slightly below the 555 authorizations in
L965; comparisons with earlier years are not valid because of the lack
of building permit coverage in unincorporaEed areas of Aiken County.
The projecied demand for 25O multifamily units in Richmond County at
the higher rents achievable with market-interest-raEe financing is com-

parabl- wiEh the 25O multifamily units authorized in 1965 in Richmond

CounEy, but is below the peak of 375 units authorized in 1964.

These demand estimates reflect long-term housing demand for permanent
accommodations and exclude the temPorary impact on housing created by
the influx of construction workers and military trainees.
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E Elve Demand

- Fami I Units . The annual demand for I,3OO single-fanlly units ie
expected to be distributed by sales price as shown in the followlng table.
This pattern 1s based on the distribution of farnilies in the Hl,lA by after-
tax irrcome, on the ratios of income to purchase price typlcal in the area,
and on recent market experience. The distribuEion differs from that pre-
sented in table XIV which reflects only selected subdivision experlence
in Richmond CounEy during L963,1964, and 1965. It should be noted that
the unsold inventory survey does not include new consEruction in sub-
divisions with less than five completions during the year, nor does it
reflect individual or contract construction on scattered IoEs. It is
likely that the more expensive consEruction, and some of the lower-
value homes are concentrated in the smaller building operations which
are quite numerous. The following demand estimates reflect all home
butlding and indicate a greater concentration in some price ranges than
a subdivlslon survey would reveal.

Est.imated Annual Demand for New Sinele-Family Housine
Augus ta , Ga.-S.C.. HMA

December l, 1966 to December I, 1968

Richnond Co. Aiken Co. HMA toEal
Prlce range Number Pct. Number Pct. Number PcE.

Under $l2,5OO
$12,5O0 - t4,999

15,OOO - t7,499
l7,5OO - t9 ,999

2O,O0O - 24,999
25,OOO - 29,999
3OTOOO and over

Total

L2
13
t2
l5

11
t7
13
13

80
160
110
95

190
75
90

to
20
L4
L2

24
o

ll

60
65
60
75

too
75
6s

140
225
i70
t7a

20
15
13

290
150
r55

22
L2
L2

800 loo 500 100 t,3oo loo

Because of current construction and land costs, it is judged that few,
lf any, adequate single-family homes can be built to sell for less than
$lO,OOO in the FIMA. All of the sales demand, thprefore, is distributed
above this level. As the distribution suggests, demand is strong for
homes priced above $2O,OOO in both counties. Nearly 45 pereent of the
demand in Rlchmond County and 48 percent in Aj.ken CounEy is for homes in
the higher price ranges. In fact, over ten percent of the demand in Ehe
HMA ls for homes priced above $3O,OOO. Best accepLance of higher Priced
houslng can be expected h,est of Augusta in Ri.chmond County and ln the
north-northwest portlons of Norrh August.a.
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The 250 privately-owned net additions to the mulEi-

Size of rrni t

family inventory at the higher rents associated with market-interest-
rate financing are indicated by size of unit and monthly gross rent in
the following table. The monthly rent levels currently achievable with
market-interest-rate financing are $105 for one-bedroom units, $125 for
two-bedroom units, and $145 for units containing three bedrooms or more.
As indicated by current multifamily building trends and recent marketing
experience, new multifamily accommodations would be best absorbed in the
Richmond County portion of the housing market.

Estimated Annual Demand for Multif amilv Units4/
Augusta, Ga.-S.C., Housing Mafkgl 4fgq
December l. 1966 to December I 19 68

L/

Gross
mon th ly

ren tb /
One

bedroom
Two

bedroom
Three

bedroorng/

$ t0s
lr5
125
135
145
160
180

100
10
50
25

95
s5
25

and
il

tt

il

il

il

il

over 55
30
15

tl

tt

il

il

tl

lr

a/ At rents achievable without public benefits or aid
in financing or land acquisition.

h/ Gross monthly rent i.nc ludes al I uti li ties.
c/ Three bedrooms or more.

Note: The above figures are cumulative, i.e., the coltrmns can-
not be added vertically. For example, the demand tor tvro-
bedroom units at from $135 to $160 is 45 units (lO-25).

The prece-ding distribution of average annual ciemand for nerv apartments
is based on projected tenant-family income, the size dislribution of
Lenant households, and the rent-paying propensities found to be typical
in the area; consideration is also given to the recent absorption ex-
perience of new rental. housing. Thus, it represents a paEEern for
luidance in the production of rental housing predicated on foreseeable
quantitative and qualitative consideraEions. Even though deviations
n;a1z e)lperience market Success, they should not be regarded as est.ab-
lishing a change in the projected pattern of demand for continuing
guidance unless thorough analysis of all factors involved clearly
confirms the change. In any case, particular projects must be eval-
uated in the Iight of actual market performance in specific rent ranges
and neighborhoods of submarkets.

I/ Calculated on the basis of a long-term mortgage (4O years) at six per-
cent interest and l| percent initial curtail; changes in these assump-
tions will affect minimum rents accordlngly.
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Demand is strong for the larger two- and three-bedroom units at gross
rents of not over $170 a month. Recent market experience also suggests
that the strongest demand is for multifamily accommodations in smaller
proJects and structures, rather than high-rise, high-density accommo-
dations. As noted earlier, the luxury rental market, with apartments
renting for over $200 monthly, has yet to be Eested in the HMA; rental
housing provided at the high rent levels should be added only in small
increments to test the market.

An addttional 100 multifamily units a year can be marketed only at the
lower rents achievable through utilization of below-market-interest-rate
financing or assistance in land acquisition and cost. Demand for those
unlts is distributed as follows: 25 one-bedroom units beginning at $70
a month, 40 two-bedroom units beginning at $85 a month, and 35 units
containing three-bedrooms or more beginning at $100 a month. The location
factor is of especial importance in the provision of new units at the lower-
rent levels. Fami.lies in this user group are not as mobile as those in
other economic segments; they are less able or willing to break with es-
tablished social, church, and neighborhood relationships, and proximity
to place of work frequentty is a governing consideration in the place of
residence preferred by families in this group. Thus, the utilization of
lower-priced land for new rental housing in outlying locations to achieve
lower rents may be self-defeating unless the existence of a demand potential
is clearly evident.



Table I

Fort Gordon Personnel Strensth Trends

Per

Augusta. Ga.-S.C.. HMA

1956-1967

onnel st rh
Civi I ia

Chanse from precedi date
TotaI I'1i 1i tarv Civi I ian TotalYear

19 56
L9s7
1958
1959
19 50

I 95r
t962
1963
L964

I 965
1966 (Sept.)
1966 (Nov. )

1/

Mi I i tarva

L2,457
13,539
12,6L3
14,484
10,43O

24,692
2t,445
24,981
20,3OO

26,1o7
34,7O8
38 ,97 L

14,725
L5,7 5L
l4,7oL
16,555
L2,449

26,979
23,7 59
27 ,244
22,454

-926
I ,871

-4,o54

L4,262
-3,247
3,536

- 4, 691

L 1026
- I ,O5O

I ,854
-4r 106

2,269
2,212
2,O89
2,O7 r
2 rOlg

21287
2,3r4
2,263
2 rI54

2 ,388
2,ggo
3 ,8OO

1,082 -56
-124
_t7
-52

234
592
820

268 14,53O
27 -3,220

-51 3,485
- log -4,79o

6,o41
9,193
5,083

1967 (July) 4t ,r7 5 4,2OO 45,375 2,2O4 400 2,604

b/

Military strength is assigned strength for the month of December 1956 Ehrough Lg64. The1955 figure is for the month of sepiernber; the 1966 figures are shown for September andNovember. The 1967 projected frgure is as of Jury 1, igol.Civllian strength rePresents civil service employment at the base. Figures for the f956-1965 period are for the month of December. t965-strength is for the uronth of Septeuberand 1966 figures are for September and November. projection for i967 is as of JuIy r,
L967 .

28,
37,

49
68
7742

5
8
I

,5
6

4

807
601
263

Source: u.S. Army, Headquarters, washington and Fort Gordon estimates



Table II

Work !-orce Components
Ausus ta . Ga.-S.C., tilIA

196o-t966

i960 1961 1962

Civilian Labor Force

Unemployment
Percent of civilian

labor force

Total employment

Nonagricultural wage &
salary employment

A11 other employment2/

7 6 .990

3 ,820

5.OZ

7 3 ,L7O

77 ,2LO

4,790

6.27.

72,420

79 .390

3,790

+. U/o

75.600

63,3OO

L2 r3OO

86.140

3,I10

3 .67"

83,O3O

qn 7?n

3,050

i .41.

87 .680

I 5 ,-i -t{)

I I ,95O

60,740

L2,43O

59 ,9BO

12,44O

67,OOO

12 , l30

71 ,850

L2,L50

70,83O

L2,2OO

r963

8l , l30

3,8OO

l-o+.t/"

77 ,33O

65 , OIC

t2,32O

t-964

82,680

3,550

/, .c,
1.J/o

79,130

!2-gsl/

87.OO0

3,ooo

a /q
).+/o

84.ooo

Ist 9 ,r,o". 1/
1965 L966

L/ Preliminary data.

2/ lncludes self-employed, domestics, unpaid family, and agricultural workers.
Source: Ge<-,rgia SEate Employmer.rt Service.



Table III

Nonasri cultural Wape and Salarv Emolowme nEb Industrv
Augusta, Ga.-S.C.. HMA

1960- r966

r 950 196l L962

Nonagrlcultural wage and
Ealary emplo5rment

Nondurable goods
Food & kindred prod.
Textile and apparels
Printing and pub.
0ther nondurable goodse/

Nonmanufac turing

Contract construction
Trans. , comm. , util .

Wholesale and reEail trade
Fin. , inB. , real esEa.te
Service and misc.
Government

Federa I
State and local

a/
b/

c/

Manufacturing
Durable goods

Stone, clay, and glgss
Other durable goodsb/

60.740 59,980 63,300 65.Olo 67.ooo 71.850

22,7 50
2 .900
1,720
1,18O

l 9 .850
2,29O
9,600

460
7,5OO

23,250
3,22O
2,o7O
1,150

20.o30
2,34O
9,32O

480
7 ,8gO

24.o20.
3.42U.
2,23O
I ,IgO

20.600
2 ,330
9 ,5gO

480
g,2oo

1963

24.560
3 .570
2,27O
I ,3OO

20.990
2 ,330
9 ,91O

500
9,250

1964

?:,280.
4. 150
2,7LO
1,45o

2t.tzo-
2,37O

to,45o
520

7 ,77A

27,OOO
5.200
3,5OO
I ,7OO

2 I .800
2r5OO

I I ,O5O
550

7,7OO

5,130
3,49o
1 ,650

2 I .530
2,45O

10,85O
550

7 ,680

29. I 50
5.880
3 ,89O
I,ggo

23.27o^
2,72O

l l ,88o
570

8, loo

45 .580

5,8OO

let 9 noe.?/
Ls65€/ 1965 1966

70.830

26.66a

75,73o^

37 .990 36 , 730 39 .280 40 .450 4t .720 44.850 44.t70

4,77O
3,O4O

lo,28o
2,37O
5,150

l 2.380
4,560
7 ,82O

3 ,280
2,98O

10,O4O
2,45O
5,190

l2.7go
4,58O
8 ,21O

3,58O
3,08O

1O,52O
2,360
5,650

i 3 .990
4,93o
9,O5O

4, l30
3,O5O

lo,980
2,27O
6,1OO

1 3 ,920
4,94o
8, ggo

3 ,930
3,23O

11,44o
2,Qo
6,59o

14.130
5,O3O
9, loo

6,150
3,o5O

1t,9OO
2,5OO
6, goo

14.350
4, goo
9,45O

5 ,82O
3,OOO

l 1 ,7go
2,49o
5,860

14.2 lO
4, ggo

9 ,33O

3,28O
I2,lgO
2,63U-
7,O2O

I 5 .660
5,94o
9,720

Preliminary data.
other durable goods include lumber and wood products, metals and machinery, furniture and fixtures,instruments, and miscel laneous manufacturing.
other nondurables include paper and atlied products, chemical products, and products of coal andpetro I eum.

Source: Georgia State Employment Service



Table IV

Estimated Percentaoe Distribution of Families bv Annual Income
Afr er Deduction of Federal Incorne Tax
Aususta. Ga.-S.C HousinE Market Area

1966 and 1968

HMA ToTeI
r 955 1 968

Annual income

Under $2,OOO
$2,OOO - 2,ggg

3,OOO - 3,ggg
4,ooo - 4,ggg

lo,ooo - 12,4gg
12,5OO and over

Total

Median income

Alt
fami 1 ies

RenEer
househo Ids4/

All
fami I i es

Renter
househo ldsa/

8

100

5
6

7
6

9

ooo
ooo
ooo
ooo
ooo

I4
8

ll
lo

t7
11

L2
lo

t2
I

to
io

16
i1
L2

9

10
10

8

6

5

8
7
8
8

6

999
999
999
999
999

1l
9
8
6
4

999
999
999
999.
999

8
ll

8

7

5

7
8
8
7

7

5
6

7
I

9

8

L2
lo

6
6

r2

10
10

ll

t1
100

8
3

loo100

$5,875

Richmond CounLv. Georpia

$5,ooo $6,2OO $5,275

Aiken County, South Carolina
r 956 r 968 l 966 r 968

Annual income

Under $2,OOO
$2,OOO - 2,999

3,OOO - 3,999
4,ooo - 4,999

A11
fami I i es

Renter
househo ldse/

Atl
families

loo

$5,95f,

Renter
househo ldsQ/

roo

All
fami 1 ies

l8
roo

Renter
househo 1ds9/

loo

A11
fami I ies

loo

Renter
househo lds4/

l5
loo

t2
IO
lo
12

I5
I6
l1
lo

IO
10
IO
t2

14
I1
I4
It

l8
lo

9

9

6
7
8

ll
8

r4
8
7
8

I5
9
8
6

t7
8
8
9

9
8

10
8
8

5,OOO
6,ooo
7,OOO
8,OOO
9,OOO

-5
-6
-7

o

-9

IO
9

7

7
6

T7

8
9
8
7
6

20

9
lo

8
7
4

t2

7

7
8
9
7

lO,OOO and over
Total

to
loo loo

Median income $s,6so $4,8oo

gl Excludes one-person rentlr households

25

Source: Estinated by Horrsing MarkeL Analyst.

$5,O5O $6,5OC $5,525 $5,85O $5,825



Table V

Pooulat.ion Trends
Augusta. Ga.-S.C., HMA

1950- 1955

Average annual change
from preceding daEe

Apri I
1950

37.368
1O8,875

Apri 1

r960

64.97 5
135r601

December
1966

109, 1 50
L79,45O

-88

2 -76t
2,673

-50

6.625
6,57 5

r95O- i96O 19-50- 1966
lrl'mlsr Percentg/ ffi/

Richmond CounEy

Augusta

Remainder
TotaI

71,5O8 70 1626 70,3OO

B.O
4.4

5.4
2.3

Aiken Countv

7 ,O83 tt ,243 I t ,7OO 416 4.6 70 O. 6Aiken

North Augusta 3,659 10,348 13,350 669 lO.5 45O 3.9

Reuainder 42.395 59.447 7i.4OO 1.705 3.4 1'8OO 2.8
Total 53 , 137 81 'O38 96,450 2,790 4.3 2 ,325 2 .7

tlMA total 162,013 216,639 275,9OA 5,463 2.9 8,9OO 3.7

al Percentage change derived through the use of a formula designed to calculate raEe of change on com-
pound basis.

Sourcee: 1950 and 1960 Censuses of Population.
1965 estimated by Housing l'Iarket Analyst.



TabIe VI

Components of Population Chanse
Augusra. Ga. -S.C. ril{A

1950- 1966

Annuai ave rAE'e chanse l95O-1960
Components

Net natural increase

Net migration
Total

Components

Net natural increase

Net migration
To tal

Sources: U.S.
Vital

Ric d Count

2,77-7

- 104

Aiken County HI'IA total

1,773 4,5OO

2,673

Annual averase chanpe 1960- t966
Richmond County Aiken County III1A total

2 r25O L rl25 3,37 5

1,O17
2,79o

963
5,463

4.325
6,575

1 ,2OO
2,325

q q, <
J , JL J

g, goo

Bureau of the Census, Series P-23 Population Report.
Statistics of the United St.ates and estimates by Housing l.{arket AnalysE



Table VII

Household Growth Trends
AugusEa, Ga.-S.C., HMA

1950- 1966

Chanee frou precedinp date

Rlchmond County

Augusta

Renainder
Total

19,955 20,543 2L r- 300

Aprl I
1950

8.448
28,4L3

Apri 1

1960

L4.497
35,O40

December
L966

20.250

Number
1950- 1960 1960- 1966

Nunber Percen

110 5

870
980

58 3

505
6635054L

5.3
2.L

5.2
2.6

Aiken County

Aiken 2,L35 3 ,254 3,4OO Llz 4.2 20 .7

North Augusta 1 rO98 2,934 3,8OO 184 9.8 f3O 4.O

Remainder 1O.8O4 15,461 18.9OO 465 3.6 52O 3. r
Toral 14,c37 2L,649 26,100 76L 4.3 67U^ 3.o

HMA total 42 ,45O 56 ,689 67 ,650 L ,424 2 .9 I ,650 2.7

al Percentage change derived through the use of a formula designed to calculate rate of change on
a conpound basis

Sources: 195O and 196O Censuses of Housing.
1966 esEimated by Housing Market Analyst.



Tabte VIII

Housing Supply by Structural Type and Age
Augusta, Ga.-S.C., HMA

Decenber 1966

Richmond Countv. Ga.
Percent

Number of total

Aiken County, S.C HMA total

Units in structure

I unit
2 units
3 and 4 units
5 or more units

ToEal inventory

Year bul1t4/

Apr. 196O - Nov. 1966
1955 - March 1950
1950 - L954

1940 - 1949
1930 - 1939
L929 or earlier

Total

36,35O
2,950
2 r125
2.325

43,7 50

7 160,0
4,1OO

12.530
43,75O

100

t5.2
11.3
18. 1

9.4
28.6

100.o

Number

27 ,3OO
250
370
380

28,3OO

3,4OO
4, l50
7,5OO

3,7OO
2 rmo
7.150

28,3OO

Percent
of total

100

13. r
8.5

25.2
100.o

['irrmlrgl

63,650
3,2OO
2,495
2.705

72,O5O

1O,O7O
9,O75

L5,425

1 t ,3OO
6r5OO

19.580
72,O5O

Percent
of total

100

r 4.o
L2.6
2L.4

15.7
9.O

27.3
loo.o

97
I
I
I

83
7
5
5

88
4
4
4

12.O
L4.7
26.5

6,670,
4,925
7 ,925

L7 .4

al The basic data in the 1960 Census of Housing from which the above estimates were developed re-
flect an unknown degree of error in rrage of structurerioccasioned by the accuracy of response
to enumeratorst questions as weIl as errors caused by sampling.

Source: 196O Census of Housing adjusted for changes in the inventory since f96O.



Table IX

Private 1v- Financed Units Authorized fo r Construction
Aususta. Ga . - S. C. . TII.:A

1959 - L966

1959 1960 1961 L962 L963 1964

139 L4L

43r

189 ti5 193 397

lst 1O mos.
1965 1966

Richmo nd Countv

Augusta

Remainder
Total

Aiken Countv

Aiken

Jackson town

New Ellenton town

North Augusta

Salley town

Renainder4/
Total

HMA total

572

43

15

1l

87

NA

NA
156 165

r.965

t56

848

L43

7L9

89

924500
639

25

NA

2L

87

NA

NA
133

566
7s5

27

7

739
854

r48

973
1 ,370

NA
r90

696
889

27 33 52 50

i1

30 35 32 15

99 73 L24 L34 I04

2 2 4 3

NA NA

1,OO4 962 1,013

45

3

@1 72
2to577

1 ,581 954 |,223

I

3

NA

4

NA

NA

NA

92

NA

NA
92

2

88

200

772 7?8 g2O l rOO2 1,089 1 1560

al 1965 data not comparable with that of previous years because of incomplete coverage before 1965. An
estimated Lr77O units were built in Aiken County outside permit-issuing places during the 1960-1964
period.

Sources: Local Building Inspectors, Aiken County Tax Assessor, and U.S. Bureau of the Census, C-40
Construction Reports.



Table X

Privatelv- Financed Uni t.s Authorized bv Structural Type
sta Ga -S C F]MA

960-1966

Richmond Countv Aiken County4/

1

I{MA total

Year

I 960

19 61

L962

Lg63

t964

r 965

First ten months
t965

1966

a/

Single-
fami Iv

507

673

798

747

995

749

MuIti-
fami 1y

65

82

56

r42

375

255

Total
uni ts

Single-
fami 1v

156

165

i48

200

182

s55

I"iuIti-
fami 1v

o

22

Total
units

t56

r65

r48

200

190

577

Single-
fasri i y

663

838

946

947

1,L77

I ,3O4

Iiulti-
f ami 1v

65

82

56

142

383

277

TotaI
uni ts

728

92C,

1,OO2

1,O89

1 ,560

I ,58r

572

755

854

889

I ,37O

I rOO4

61.r-7 255 862 70 22 92 677 277 954

862 151 1,013 2C6 4 2LO 1,068 155 I,223

1965 data not comParable with that of preceding years because of incomplete coverage before 1965.
An estimated 1r770 units were built in Aiken County outside'permit-issuing places Juring the
1960-1964 period.

sources: Local Building rnspectors, Aiken county Tax Assessor,
Construction Reports.

and U.S. Bureau of the Census, C-4O



Component area

Richnond Countv

0wner- occupled
Percent

Renter- occupled
Percent

Total occuPied

Aiken Copntv

Orrner- occupied
Percent

Renter- occupied
PercenE

Total occupied

HMA total

0wner- occupied
Percent

Renter- occupled
Percent

Total occupled

Table XI

0ccuoancy racteristics
Aurueta. Ge.-S.C., HMA

1950- r965

Aprl 1

r950

L2,42L
43.7

L5,992
s6.3

28 r4L3

6 rO38
43.O

7,999
57 .0

L4,O37

18r459
43.5

23,99L
55.5

42,45O

.dprl1
1960

t9 ,318
55. 1

r5 r722
44.9

35,O4O

21,649

33,OO9
58.2

23,680
41 .8

56,689

December
1966

23 ,3OO
s6. I

18,250
43.9

4t ,550

I 6 ,9OO
64.8

9 ,2OO
35.2

26,1OO

rc,2OO
59.4

27,45O
@.6

67,650

13,591
63.2

7,958
36.8

Sourcee: 195O and 196O Censuses of Houslng.
1955 estlnated by Houslng l'larket Analyst.



Component area

Richnond Countv

Available vacant unite
For sale

Homeowner vacancy rate
For rent

Renter vacancy rate
Other vacant units

Total vacant unlEs

Aiken Countv

Available vacant unlts
For sale

Homeowner vacancy rate
For rent

Rent.er vacancy rate
0ther vacant unlts

Total vacant units

H!,lA total

Avallable vacant unlts
For sale

Homeowner vacancy rate
For rent

Renter vacancy rate
0ther vacant unlts

Total vacant unlts

Table XII

Vacancv Chsracterlgtlcs
Augusta, Ga.-S.C., HMA

1950- 1966

Aprl I
1950

773
120
L.O7"
653
3.9%
642

I ,415

192
38

a.77"
t54
1.97"

I,OOl
1 ,193

965
158
o.8z
807
3.37"

L,643
2,608

2.37"
1,671

9.57.
I,036
3r165

Apri I
1960

2,L29
458

2,438
26L
1.97.

2 rL77
2t.57"

L 1278
3,716

41567
719
2.L7.

3,848
L4.O7"

2 r3L4
6r881

Ilecember
r966

1rl40
340
L.47"
800
4.2%

1,060
2,2@

960

'l-60
o.97
800
8.O%

L r2l&
2r2OO

2, loo
500
1.27.

1,5OO
5.57"

2r3OO
4rtffi

Sources: 1950 and 196O Censuses of Houslng.
1966 estlnated by Houslng Market Analyst.



Table XIII

rr rh I ina

November 2-9 19 66

1 Vacar)

Total residences and apartments Res iden(es llouse rrarleri

Total possible
del iveries

tlnder
All ? tlsed \ew const.

\ acant units

delireries All i t scd \eh (onsr. {ll ', I sed \ew
'I ot.,l p,,s.rble \ r( ant

3.5

3.6

I nder

The Survey Arer Total 55. 307

37.736

1.691 t.4t7

672

5r,550

34.215

t.486

735

3.0

888 2 -4

214 840

2t6 768

2.9 t,2r2 274

2.2 5r9 2t6

259

187

l1
1

64
105

12

27
2

43

7,157

) -521

1,080
168

t,145
328

13 0
51 13

543
t5 10

365

1.106

916

190

181

205 5.5 205 581

581

,9

l3

;
31

-0

6

Augusta, Georgia

Parcel Post Annex i/l
Parcel Post Annex /12

Hill St.tion
Peach Orchard Br.

Other Citi.es and Toms

Aikeo, S.C.
craniteville, S.c.
North AuBusta, S.C

t53 4.4 153

1.9
6.6

2.1

5.9
2.5
3.1

10, 430
1 ,458

t7 ,7 66
8 ,082

17.511

9,415
789

7,367

200
96

422
170

99
96

358
119

I
L92
193

9, 350
1,090

t 6, 021
1.154

187
45

368
135

2
4
2
1

0

9,

1,

191
777
367

27
2

43

86
45

304
84

693

490
l6

187

1l
5t
51
35 88

511
399

64
51

803 4.6 745 58 12 17.335 75L 4.3

6L
5I

58

l7

)-?

555
20

228

538
20

187

t1 507
I6

228
9

48

:
5
2

3

236 52 22.0 52

224
l2

48 2r.4
4 33.3

l-3
0.0

41 LI

dorrnitories;nordoesitcolerboarded-upresidencesoraPartmentsthalarenotintendedfor

one pos.rbl. deli"e.y

Sourre: lll,\ postal vacano surrry rondutted by rollaboratins p,,stmaster(s)



TabIe XIV

Unsold Inventory Surveys
Rlcfunond County. Georeia
January 1964-January 1966

Speculative construction

Sales price

$12,5OO - $14,999
l5,ooo - 17 1499
l7,5OO - 19,999
20,OOO - 24,999
25,OOO - 29,ggg

Total

$I2,5OO - $I4,999
t5,ooo - 17,4gg
t7,5OO - 19,gg9
2O,OOO - 24,ggg

Total

$IO,OOO - $t2,499
12,5OO - L4,ggg
l5,ooo - L7,4gg
17,5O0 - lg,ggg
2O,OOO - 24,ggg

Total

Total

Houses courpleted in 1965

Total
cons truction

147
68
63

103
4

385

175
47
30
76

328

374

Number
unsold

I'lumber
so 1d

130
61
44
73

3
311

Pre-
sold

t7
7

19
30

1

74

1

5
2
2

L29
56
42
6l

3
29t

I

20

Houses cornpleted in 1964

L2
l1

150
35
23
45

253

13
I
7

238

3I

r62
46
23
53

284

Houses completed in 1963

25

J

148
i09
26
27

313

3
i51
t2t

27
36

338

44

o
6

22
36

J

l2
1

9

151
t29

33
58

Source: AtIanta, Georgia, FTIA Insuring 0ffice.


